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         491 E. Pioneer Avenue 
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City of Homer 

Agenda 

Planning Commission Regular Meeting 

Wednesday, October 7, 2020 at 6:30 PM 

Council Chambers via Zoom Webinar 

 Webinar ID: 955 9138 2352      Password: 976062 

  Dial   1 669 900 6833  or +1 253 215 8782  or  Toll Free 877 853 5247 or 888 788 0099  

 

CALL TO ORDER, 6:30 P.M. 

AGENDA APPROVAL  

PUBLIC COMMENTS The public may speak to the Commission regarding matters on the 

agenda that are not scheduled for public hearing or plat consideration.  (3 minute time limit). 

RECONSIDERATION 

CONSENT AGENDA All items on the consent agenda are considered routine and non-

controversial by the Planning Commission and are approved in one motion.  There will be no 

separate discussion of these items unless requested by a Planning Commissioner or someone 

from the public, in which case the item will be moved to the regular agenda. 

A. Minutes of the September 2, 2020 Planning Commission Regular Meeting   p. 3 

B. Preliminary Plat Time Extension Requests: 

1. Stream Hill Park 2018 Replat Preliminary Plat  p. 13 

2. Barnett’s South Slope Sub. Quiet Creek Park Preliminary Plat  p. 17 

C. Decisions and Findings for Conditional Use Permit 20-14 to allow a second mobile 

home at 541 Bonanza Avenue  p. 21 

PRESENTATIONS / VISITORS 

A. Low Impact Development Planning for the City of Homer - Project Overview from 

Carey Meyer, City Engineer  p. 25 

REPORTS 

A. Staff Report 20-62, City Planner's Report  p. 49    

PUBLIC HEARINGS 

A. Staff Report 20-63, Conditional Use Permit 20-15 for the reconstruction of a restaurant 

building at 106 W. Bunnell Avenue  p. 51 

http://www.cityofhomer-ak.gov/


PLAT CONSIDERATION 

PENDING BUSINESS 

NEW BUSINESS 

INFORMATIONAL MATERIALS 

A. City Manager’s Report for the September 28, 2020 City Council Meeting  p. 89 

COMMENTS OF THE AUDIENCE Members of the audience may address the Commission on 

any subject. (3 min limit) 

COMMENTS OF THE STAFF 

COMMENTS OF THE COMMISSION 

ADJOURNMENT 

Next Regular Meeting is Wednesday, October 21, 2020 at 6:30 p.m. All meetings scheduled to 

be held virtually by Zoom Webinar from the City Hall Cowles Council Chambers located at 491 

E. Pioneer Avenue, Homer, Alaska. Meetings will adjourn promptly at 9:30 p.m.  An extension is 

allowed by a vote of the Commission 
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Session 20-12, a Regular Meeting of the Planning Commission was called to order by Chair Smith 

at 6:34 p.m. on September 2, 2020 at Cowles Council Chambers in City Hall located at 491 E. 

Pioneer Avenue, Homer, Alaska via Zoom Webinar. 

 
PRESENT: COMMISSIONERS HIGHLAND, SMITH, DAVIS, VENUTI AND BENTZ 

 

ABSENT: COMMISSIONERS PETSKA-RUBALCAVA AND BARNWELL (EXCUSED) 
 

STAFF:  CITY PLANNER ABBOUD 

  DEPUTY CITY CLERK KRAUSE 
 

APPROVAL OF THE AGENDA 

 

Chair Smith requested a motion to approve the agenda. 
 

HIGHLAND/VENUTI – SO MOVED. 

 
There was no discussion. 

 

VOTE. NON-OBJECTION. UNANIMOUS CONSENT. 
 

Motion carried. 

 

PUBLIC COMMENT ON ITEMS ALREADY ON THE AGENDA 
 

RECONSIDERATION 

 
ADOPTION OF CONSENT AGENDA 

A. Minutes of the August 19, 2020 Planning Commission Regular Meeting 

B. Decisions and Findings for Conditional Use Permit 20-12 for four dwellings on a lot at 3972 
Bartlett Street  

 

Chair Smith requested a motion to approve the Consent Agenda. 

 
HIGHLAND/BENTZ – SO MOVED. 

 

There was no discussion. 
 

VOTE. NON-OBJECTION. UNANIMOUS CONSENT. 

 
Motion carried. 

 

VISITORS/PRESENTATIONS 
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REPORTS 

A. Staff Report 20-57, City Planner's Report 

 

City Planner Abboud commented he was in transition from the acting city manager position so 

there is not much in this report. He noted the Council passed action items mentioned in Staff 

Report 20-57.  

PUBLIC HEARING(S) 

 

A. Staff Report 20-58, Conditional Use Permit 20-14 to allow a second mobile home at 541 

Bonanza Avenue 

 

Chair Smith introduced the item by reading of the title into the record.  

 

City Planner Abboud noted the late laydown from Mr. Griswold and confirmed that all 

commissioners were able to review this information before the meeting.  
 

Commissioners verbally and visually confirmed that they had reviewed the information. 

 
City Planner Abboud briefly reviewed the laydown for the Commission noting the concerns on 

access and mobile home park. He stated that there were some valid points brought forward by 

Mr. Griswold, but the majority did not apply. He further stated that Mr. Griswold brought forward 
his typical arguments but he has not prevailed on previous attempts. 

 

City Planner Abboud then reviewed Staff Report 20-58 for the commission. He commented on the 

following: 
- Comprehensive Plan Goals and Objectives 

- One large lot that was previously two lots, this can be subdivided and no CUP would be 

required 
- Single family connex home was placed on the property without a zoning permit and the 

options available to address the matter 

- Mobile Home Park requirement review and considering the connex as a mobile home 

o Access for Fire Department 

- Compliance with the existing definition of mobile home 

- Use of similar structure in other areas of the city 

- Discussion needed on when a shipping container is no longer a shipping container 
- Requested a correction by the commission to fix the double negative shown in Finding 9, 

line 4, Requested the Commission to amend the sentence to remove the word “not” before 

contrary 
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Scott and Stacy Lowry, applicant and owner, provided a verbal presentation on the proposed 

project explaining the planning and goals that they wanted to reach by placing the converted 

connex on the property. They noted that the lot was purchased and prior to them purchasing the 

lot, the lot line had been vacated to create one larger lot. There is an older mobile home on the 
property that is currently rented and that tenant has resided on the property prior to them 

purchasing the property. They intend to use the new structure as a vacation home as they come 

to Homer every summer since they have family here. They stated that they have photos of the 
interior and would be happy to share. The Applicant explained that they had future plans to 

replace the existing mobile home with a new structure. The applicant further explained that they 

have been working with the planning staff to meet all the requirements of the city. 
 

Chair Smith opened the Public Hearing. 

 

Bob Shavelson, representing his sister who owns the neighboring parcel, commented on being 
caught off guard with no notice, stated that a connex does not meet the definition of mobile 

home, commented on the nomenclature issue with the streets and defining this as a mobile home 

park since it is not one; he believed there would be difficulties in reestablishing the lot line. Mr. 
Shavelson then commented that the comp plan has some conflicting items as goal number three 

is to encourage high quality buildings and site development and he opined that a connex was not 

that. Mr. Shavelson stated he was not going to raise serious objections if the intent of the 
applicant is to improve the appearance of the lot. 

 

Chair Smith confirmed with the Clerk there were no further members of the public to provide 

testimony and closed the Public Hearing and requested questions for the City Planner. 
 

Commissioners and City Planner Abboud discussed the following points: 

- Review of the section of city code regarding the Central Business District (CBD) 20.18.020, 
Permitted uses and structures (ii.) One detached dwelling unit, excluding mobile homes, 

as an accessory building to a principal single-family dwelling on a lot; arguing that this 

could be used to define this project, to avoid the discussion of mobile homes 
- Consideration of a connex as a nuisance 

- City does not have a building code 

- Confusion of the two mobile homes on one lot 

- Bringing a connex into the CBD without permits, setting precedent that it is allowed, and 
the Commission’s intent to limit or decrease the use of mobile homes in the city 

- Conditional Use Permit would be after the fact but would bring the action into compliance 

- Applicant has not been fined since they are actively working with the Planning 
Department to bringing the project into compliance. 

- Defining this structure as a mobile home is incorrect since it is a connex. 

- Staff would recommend or the applicants can consider the pulling the application and 
bringing it back under the additional dwelling, a CUP would not be required. 

- Commissioner perspectives on the connex since that is what it is 

5

https://www.codepublishing.com/AK/Homer/cgi/defs.pl?def=72
https://www.codepublishing.com/AK/Homer/cgi/defs.pl?def=2
https://www.codepublishing.com/AK/Homer/cgi/defs.pl?def=76
https://www.codepublishing.com/AK/Homer/cgi/defs.pl?def=120


 

PLANNING COMMISSION  UNAPPROVED  

REGULAR MEETING 

SEPTEMBER 2, 2020 

 

4 090920 rk 

 

- The trend to sustainable, affordable housing by using modular, pre-fab, manufactured 

homes and tiny homes 

 

There were no further questions for the City Planner and Chair Smith requested questions from 
the Commission for the Applicant. 

 

Commissioners and the Applicant discussed the following points: 
- Basis and reasons for moving a connex into a developed neighborhood 

- Sustainable housing, trend for tiny homes, a connex does present a modern appearance, 

placement on the far eastern edge, the foundation is permanent.  
- Consideration that it is a modular home, not a connex, as it is tied into existing water and 

sewer and will have exterior improvements 

- Can subdivide the property back again and keep the structure as a permanent dwelling 

- Timeline for the improvements to be completed on the appearance of the connex 
- Retrofitting a connex into a dwelling and electrical, plumbing standards since there are 

standards for mobile homes 

- Additional questions could be presented in writing and the applicant would respond with 
photos and certifications to address those concerns of the Commission 

 

Chair Smith called for additional questions for the applicant, there were none so he redirected 
the discussion back to the question on evaluating this as an Accessory Dwelling Unit (ADU) rather 

than for a CUP. 

 

City Planner Abboud noted that it appeared there was agreement among the Commissioners that 
this structure is not a mobile home and as such it does not appear to be appropriate that the term 

mobile home park applies. He then reviewed the nuisance standard and noted that it is no longer 

a shipping container, there are no other standards to apply. 
 

Further discussion ensued on the application of code, renovation of the connex so that it is no 

longer a shipping container, if they amend to reflect a permitted use then a CUP is not required, 
clarification on the number of structures on the property, the connex does not meet the definition 

of mobile home and where a challenge will come from the neighbor by appeal.  

 

City Planner Abboud stated that it should be failed since they are not dealing with a mobile home 
or mobile home park as it did not meet the definition. 

 

Commissioner Bentz then recognized the city code that addressed nuisance standards HCC 
21.18.080 (c.) Commercial vehicles, trailers, shipping containers and other similar equipment 

used for transporting merchandise shall remain on the premises only as long as required for 

loading and unloading operations, and shall not be maintained on the premises for storage 
purposes unless screened from public view. She noted that in the packet there is a photo showing 

the interior of the connex and did not believe that it was capable of transporting merchandise 

and provided a description of the interior represented by the photo.  
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Commissioner Highland also noted that a shipping container is allowed if screened from public 

view as described in the same section of city code Commissioner Bentz referenced. 

 
Commissioner Bentz additionally stated that a connex could fall under the designated permitted 

use of mini storage. She observed that the Commission could not show bias against a structure 

based on the materials used, noting the blue tarps being used on Bonanza Street as roofing 
materials and the applicants have undergone a level of scrutiny that the Commission does not 

talk about with people such as the renovated construction with fire alarms and electrical systems. 

 
City Planner Abboud responding to the question of changing it from a mobile home, that since 

Homer does not have a building code, and until the city adopts building codes, a dwelling can be 

built out of any material. This is a dwelling and has all the features that is expected in a structure 

defined as such. 
 

Chair Smith requested a motion. 

 
VENUTI/ HIGHLAND MOVE TO ADOPT STAFF REPORT 20-58 AND APPROVE CUP 20-14 WITH FINDINGS 

1-10 AND CONDITIONS 1-7 

1. ALL DEVELOPMENT MUST BE COMPLETED BY AUGUST 1, 2021. THIS INCLUDES PAINTING, 
SKIRTING, PORCH CONSTRUCTION AND COMPLETE SITE DEVELOPMENT AS SHOWN ON THE 

SITE PLAN AND PROJECT ELEVATIONS. 

2. THE ZONING PERMIT AND CUP MAY ONLY BE EXTENDED BY THE PLANNING COMMISSION. 

3. FAILURE TO COMPLETE DEVELOPMENT BY AUGUST 1, 2021 MAY RESULT IN A ZONING 
VIOLATION AND FINES UNTIL THE STRUCTURE IS REMOVED OR BROUGHT INTO COMPLIANCE. 

4. BOTH MOBILE HOMES SHALL MEET THE REQUIREMENTS OF HCC 21.54.100 

5. COVERED STORAGE MEETING REQUIREMENTS OF HCC 21.54.070, NOT LESS THAN 200 CUBIC 
FEET OF COVERED STORAGE PER UNTI SHALL BE PROVIDED. 

6. PLANT OR SCREEN THE EASTERN AND SOUTHERN PROPERTY LINES WITH A FENCE OR 

COMBINATION EVERGREEN DECIDUOUS PLANTINGS TO PROVIDE EFFECTIVE SCREENING. 
7. OUTDOOR LIGHTING MUST BE DOWN LIT PER HCC 21.59.030 

 

It was noted that there was a typographical error in the staff report numbers, it was stated that it 

can be corrected by the Clerk. 
 

City Planner Abboud provided clarification that the Commission could fail the motion and the 

Applicant would apply for a permit under the ADU and it would be handled administratively. He 
stated that there are three choices for the Commission: Approve the Conditional Use Permit, 

Approve with more conditions or deny the permit. 

 
The Commission and City Planner Abboud entertained a brief discussion on amending the 

findings to substantiate the denial of the CUP by amending the cited city code citation from 

Finding 1, HCC 20.18.020 (m) and replace with Finding 1 HCC 20.18.020(ii) one 
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detached dwelling unit, excluding mobile homes, as an accessory building to a principal single-

family dwelling on a lot and that two the Commission finds that the structure in question, the 

shipping container was not used for transportation of merchandise and therefore HCC 21.18.080 

Nuisance standards, item c, does not apply. 
 

Chair Smith called for a roll call vote. 

 
VOTE. NO, BENTZ, DAVIS, HIGHLAND, VENUTI, SMITH 

 

Motion failed. 
 

Chair Smith thanked the applicants for a very interesting topic and he wanted to make them 

aware that the Commission was trying to advocate for the them while addressing the concerns 

presented by Mr. Griswold and being applicable to city code. 
 

Mr. Lowry responded that he was appreciative of the Commission processes and just wanted to 

do what was easiest for the Commission and city in regards to paperwork and permits. He had 
noted through the chat option that they could withdraw the permit application if that was 

easier but it sounds as if it is past that point. He thanked everyone for their time and discussion 

tonight. 
 

City Planner Abboud clarified that the applicant can contact the planning department to 

proceed to the next step for their project. 

 
B. Staff Report 20-60, Medical Zoning District  

 

Chair Smith introduced the item by reading of the title. 
 

City Planner Abboud provided a brief summary of the previous actions on the draft ordinance. 

 
There is no applicant as the city is the applicant. 

 

Chair Smith opened the public hearing and seeing no members of the audience coming forward 

to provide testimony he closed the public hearing and opened the floor to questions from the 
Commission. 

 

There were no questions from the Commissioners for the City Planner. 
 

Chair Smith Requested a motion. 

 
VENUTI/ BENTZ MOVE TO ADOPT STAFF REPORT 20-60 AND FORWARD THE DRAFT ORDINANCE 

CREATING A MEDICAL ZONING DISTRICT TO CITY COUNCIL. 
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There was a brief commentary from Commissioner Highland explaining her reason that she would 

not be supporting this ordinance was that she did not support the sixty five foot building height. 

 

VOTE. YES. BENTZ, DAVIS, VENUTI, SMITH 
 

VOTE. NO. HIGHLAND 

 
Motion carried. 

 

PLAT CONSIDERATION 
A. Staff Report 20-61, Guy Waddell Subd. No. 3 June’s Addn. Lot 1-E 2020 Replat Preliminary 

Plat 

 

Chair Smith introduced the item by reading of the title. 
 

City Planner Abboud provided a summary of Staff Report 20-61. 

 
There was no applicant or representative present. 

 

Chair Smith opened the floor to public comment on the project. Having no one in the audience 
come forward to comment on this project he closed the public comment period and opened the 

floor to questions from the Commission. 

 

The Commission had no questions for the City Planner. 
 

BENTZ/HIGHLAND MOVED TO ADOPT STAFF REPORT 20-61 AND RECOMMEND APPROVAL OF 

GUY WADDELL SUBDIVISION NUMBER 3 JUNE’S ADDITION LOT 1-E 2020 REPLAT PRELIMINARY 
PLAT WITH COMMENTS ONE AND TWO: 

1. INCLUDE PLAT NOTE STATING “PROPERTY OWNER SHOULD CONTACT THE ARMY CORPS OF 

ENGINEERS PRIOR TO ANY ONSITE DEVELOPMENT OR CONSTRUCTION ACTIVITY TO OBTAIN 
THE MOST CURRENT WETLAND DESIGNATION IF ANY. PROPERTY OWNERS ARE 

RESPONSIBLE FOR OBTAINING ALL REQUIRED LOCAL, STATE AND FEDERAL PERMITS.  

2. A CITY OF HOMER DEVELOPMENT AGREEMENT OR CONSTRUCTION AGREEMENT IS 

REQUIRED FOR THE INSTALLATION OF WATER AND SEWER SERVICES. 
 

There was no discussion. 

 
VOTE. NON-OBJECTION. UNANIMOUS CONSENT. 

 

Motion carried. 
 

PENDING BUSINESS 
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NEW BUSINESS 

 

INFORMATIONAL MATERIALS 

 
A. City Manager’s Report for the August 24th City Council Meetings 

 

COMMENTS OF THE AUDIENCE  
 

Bob Shavelson, city resident, commented on the amount of development being done during this 

time of COVID 19 and did not appreciate Mr. Griswold being called out tonight as some of the tone 
and content was negative. He did not see any place for that . Mr. Griswold may be a thorn in the 

side of the city but he is a resident of the city and cares about the community. 

 

COMMENTS OF THE STAFF 
 

Deputy City Clerk Krause thanked the Commission for an interesting meeting, noting that she will 

be brushing up on city code. 
 

City Planner Abboud commented that it was nice to be back, he found that he can do a lot of work 

in COVID time and he thought they may look at their worklist and maybe have a worksession in 
the future. He noted that Julie will be out of the office for approximately two month so it may 

present challenges. 

 

COMMENTS OF THE COMMISSION 
 

Commissioner Highland commented it was a good meeting and welcomed Rick back. 

 
Commissioner Bentz commented on appreciated the input from the public and is a very 

important part of the process and that they initially had a few points of confusion with one of the 

applications but the public comment helps the commission. It made them go back to reread city 
code and really understand what the decision they were being asked to make is; interesting to 

read in the City Manager’s Report that there is an opportunity for a NEA grant partnership. She 

mentioned moving forward on the transportation as a priority and to wait until they get the new 

census information. 
 

Commissioner Davis commented on sharing Commissioner Highland’s concern with the 65 foot 

building height especially as applied in the district without concern for viewshed, he voted in 
favor as they have worked on this for a long time but he will always side on the effect a tall building 

will have on someone’s viewshed. He agreed that public comment is important and they can just 

focus on the pertinent comments that apply and ignore the non-relevant comments. 
 

Commissioner Venuti welcomed Rick back and commented on seeing him in action as the Acting 

City Manager and complemented him on doing a great job. He responded to Mr. Shavelson 
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remarks regarding talking negatively about a anybody although he understands why an 

individual who has been a pain in the neck for a long time could be considered in a negative 

manner. His concern is the possibility of litigation from Mr. Griswold if more connex homes 

catches on, so we have to watch what they do because he seems to be setting policy. Mr. Venuti 
stated it was a good meeting and complimented Chair Smith on a great job. 

 

Chair Smith echoed the sentiments previously expressed about public comment and hoped that 
his comments were not perceived as negative, that was not his desire. He appreciated 

Commissioner Bentz’ attention to detail and providing the alternative solution for the 

commission and applicant tonight. He thanked Rick for his knowledge regarding these matters 
and providing direction for the Commission. It was a good meeting and believed that they need 

to ask themselves a couple of questions such as Do we want trailer parks as part of our language 

and do they want connex as a part of the building possibilities they will need to have some future 

conversations. 
 

ADJOURN 

There being no further business to come before the Commission, the meeting adjourned at  7:45 
p.m. The next Regular Meeting is scheduled for Wednesday, September 16, 2020 at 6:30 p.m. All 

meetings are scheduled to be held virtually by Zoom Webinar from the City Hall Cowles Council 

Chambers located at 491 E. Pioneer Avenue, Homer, Alaska 
 

        

RENEE KRAUSE, MMC, DEPUTY CITY CLERK  

 
Approved:        
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Memorandum PL 20-12 

 

TO:  Homer Planning Commission (HPC) 

THROUGH: Rick Abboud, AICP, City Planner 

FROM:  Travis Brown, Planning Technician   

DATE:  September 28, 2020 

SUBJECT: Stream Hill Park 2018 Replat Preliminary Plat 

 

The surveyor requests a two-year time extension for this preliminary plat. The plat 

creates four residential lots ranging from one acre to six acres, dedicates a cul-de-sac 

at the top of Craftsman Road, and dedicates a sixty-foot public access for a thirty-acre 

parcel to the west. 

The Kenai Peninsula Borough (KPB) preliminary plat approval expires in November 

2020. 

Staff has no objection to the extension for two additional years. After the HPC makes a 

recommendation, the surveyor will submit the request to the KPB for their action. 

 

Requested Action: 

Recommend approval of a two-year time extension request for Stream Hill Park 2018 

Replat Preliminary Plat. 

 

Attachments: 

Preliminary Plat 
Surveyor time extension request 

13



From: Stephen C. Smith <scsmith@gci.net> 

Sent: Monday, September 21, 2020 12:30 PM 

To: Department Planning 

Subject: Stream Hill Park 2018 Replat Time Extension Request 

Attachments: Stream Hill Park 2018 Replat_20190802.pdf 

 

CAUTION: This email originated from outside your organization. Exercise caution when opening 

attachments or clicking links, especially from unknown senders. 

 

Hi Julie and Travis, 

 

I would like to request a time extension for the Stream Hill 2018 Replat. 

Construction of the cul-se-sac at the upper end of Craftsman Road is scheduled to take place in the 

spring/early summer.  The KPB plat approval expires on November 13, 2020.  Please let me know if you 

need any additional information.  Thanks. 

 

Steve 

 

Stephen C. Smith, P.L.S. 

Geovera, LLC 

PO Box 3235 

Homer, AK 99603 

(907) 399-4345 
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Memorandum PL 20-11 

 

TO:  Homer Planning Commission (HPC) 

THROUGH: Rick Abboud, AICP, City Planner 

FROM:  Travis Brown, Planning Technician   

DATE:  September 28, 2020 

SUBJECT: Barnett’s South Slope Sub. Quiet Creek Park Preliminary Plat 

 

The surveyor requests a two-year time extension for this preliminary plat to allow time 

for the third and final phase of construction of the subdivision improvements. Located 

near the High School, this plat creates 60+ lots and dedicates Nelson Avenue, Owen 

Court, Lesa Lane, and Siri Court. 

The preliminary plat received approval from the Kenai Peninsula Borough (KPB) in June 

2018 and it expires in November 2020. 

Staff has no objection to the extension for two additional years. After the HPC makes a 

recommendation, the surveyor will submit the request to the KPB for their action. 

 

Requested Action: 

Recommend approval of a two-year time extension request for Barnett’s South Slope 

Sub. Quiet Creek Park Preliminary Plat. 

 

Attachments: 

KPB Time Extension Request Form 
Preliminary Plat 
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HOMER ADVISORY PLANNING COMMISSION 
September 2, 2020 

 

RE:   Conditional Use Permit (CUP) 20-14 
Address: 541 Bonanza Ave 

Legal:  LEGAL T 6S R 13W SEC 20 SEWARD MERIDIAN HM 0930033  

GLACIER VIEW SUB NO 23 BLOCKS 8 9 & 10 LOT 24A 

 
DECISION 

 

Introduction:  Scott and Stacy Lowry (the “Applicants”) applied to the 
Homer Advisory Planning Commission (the “Commission”) for a Conditional 

Use Permit (CUP) under Homer City Code HCC 21.18.030(c) for “mobile home 

parks” at 541 Bonanza Avenue.   
 

The application was scheduled for a public hearing as required by Homer 

City Code 21.94 before the Commission on September 2, 2020.  Notice of the 

public hearing was published in the local newspaper and sent to 40 property 
owners of 50 parcels.    

 

The Commission hereby denies the request for Conditional Use Permit 20-14.  
Five Commissioners were present and voted unanimously to deny the 

proposal.   

 

Background and Facts:  

 

Evidence Presented:  City Planner Abboud confirmed that the 

Commissioners had time to read the laydown presented by Frank Griswold in 

opposition to the proposal. The Applicants reviewed their plan to add an 

additional dwelling to the site to be used as a vacation home.    

 
Public Testimony: Bob Shavelson, representing his sister with a nearby 

property interest, was concerned that the connex shipping container 

refurbished into a dwelling does not meet the definition of mobile home and 
that it conflicts with the goal of encouraging high quality buildings and site 

development found in the comprehensive plan.   
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Written Testimony:  Frank Griswold provided a written comment in 
opposition that was provided to the Commission prior to the meeting. 

 

Discussion: A discussion regarding the status of the use of a repurposed 
Connex container for a dwelling ensued. The Commissioners determined that 

the proposed second structure was not a mobile home. The Commission also 

noted that the structure was not used for the transportation of merchandise, 

so it did not constitute equipment used for the transporting of merchandise 
as described in HCC 21.18.080 (c).  

 

Findings of Fact:  After careful review of the record and consideration of the 

testimony presented at the hearing, the Commission determined that 

Conditional Use Permit 20-14 does not satisfy the review criteria under HCC 

21.71.030 and thus denies the conditional use.   

Pursuant to HCC 21.71.030 and HCC 21.71.040, a conditional use must satisfy 
the following criteria:  

a.  The applicable code authorizes each proposed use and structure by 
conditional use permit in that zoning district. 

b.  The proposed use(s) and structure(s) are compatible with the purpose of 
the zoning district in which the lot is located. 

c.  The value of the adjoining property will not be negatively affected greater 

than that anticipated from other permitted or conditionally permitted uses in 
this district. 

d.  The proposal is compatible with existing uses of surrounding land. 

e.  Public services and facilities are or will be, prior to occupancy, adequate to 
serve the proposed use and structure. 

f.  Considering harmony in scale, bulk, coverage and density, generation of 

traffic, the nature and intensity of the proposed use, and other relevant 

effects, the proposal will not cause undue harmful effect upon desirable 
neighborhood character. 

g.  The proposal will not be unduly detrimental to the health, safety or 
welfare of the surrounding area or the city as a whole. 

h.  The proposal does or will comply with the applicable regulations and 
conditions specified in this title for such use. 
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i.  The proposal is not contrary to the applicable land use goals and objectives 
of the Comprehensive Plan. 

j.  The proposal will comply with all applicable provisions of the Community 
Design Manual. 

Based on the finding(s) below the proposed conditional use fails to 

satisfy all the criteria identified in HCC 21.71.030.  The Commission 
hereby denies Conditional Use Permit 20-14 the following finding(s). 

 

 

Finding 1: The converted dwelling was not designed to meet the standards for a 

manufactured home (mobile home) determined by the U. S. Department of 

Housing and Urban Development and does not constitute a mobile home. 

 

Finding 2:  “Mobile Home Park” is not applicable code in consideration of the 

proposed structure. 
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Conclusion 

 

Based on the foregoing findings of fact and law, Conditional Use Permit 20-
14 is hereby denied. 

 

 

 
_________________  _____________________________________ 

Date    Chair, Scott Smith 

 

 

_________________  _____________________________________  

Date    City Planner, Rick Abboud, AICP 
 

NOTICE OF APPEAL RIGHTS 

Pursuant to Homer City Code, Chapter 21.93.060, any person with standing 

that is affected by this decision may appeal this decision to the Homer 
Board of Adjustment within thirty (30) days of the date of distribution 

indicated below.  Any decision not appealed within that time shall be final.  

A notice of appeal shall be in writing, shall contain all the information 
required by Homer City Code, Section 21.93.080, and shall be filed with the 

Homer City Clerk, 491 East Pioneer Avenue, Homer, Alaska 99603-7645. 

 
 

CERTIFICATION OF DISTRIBUTION 

I certify that a copy of this Decision was mailed to the below listed 

recipients on  __________________, 2020.  A copy was also delivered to the 
City of Homer Planning Department and Homer City Clerk on the same 

date. 

 
 

___________________  ______________________________________ 

Date    Travis Brown, Planning Technician 

 

Scott & Stacy Lowry Michael Gatti 

907 Daly Road JDO Law 

Ojai, CA 9323    3000 A Street, Suite 300 
      Anchorage, AK 99503 

Rob Dumouchel, City Manager 

491 E Pioneer Avenue 
Homer, AK  99603 
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TO:   Homer Planning Commission  
FROM:   Rick Abboud, AICP, City Planner 

DATE:   October 7, 2020 

SUBJECT:  Staff Report 20-62 City Planner’s Report 

 

City Council 

9.14.20 
Ordinance 20-53 Amending HCC 21.05.030, Measuring Heights to Exclude Elevator Shafts 

Adopted 

 

9.28.20 
An Ordinance of the City Council of Homer, Alaska Amending Homer City Code to Create 

Chapter 21.17 Medical Zoning District; Amending Homer City Code 21.58.030, Permission for 

Communications Towers, Adding the Medical Zoning District; Amending Homer City Code 
21.60.060 Signs on Private Property, Adding the Medical Zoning District; Amending Homer City 

Code 21.10.020 Zoning Districts to Include the Medical District; and Amending the Homer City 

Zoning Map to Rezone a Portion of the Residential Office (RO) Zoning District to Include Medical 
(M) Zoning District. 

Adopted and amended to remove additional height allowance. 

 

South Peninsula Hospital Helicopter Operations and Tall Tower Safety 
A question was recently raised about tall towers and flightpath safety for Helicopter/life flight 

operations at South Peninsula Hospital.  We allow cell towers up to 85 feet near our 

community hospital, which has frequent helicopter operations (about 250 airlifts a year, for 
about 500 landings a year.) A concern was recently raised that towers of 85 feet could cause a 

flight hazard in the helicopter flight path. Staff has reached out to Cityscape to provide 

technical expertise on the question. Cityscape is the City of Homer’s contractor to review cell 

tower applications. When we have information, staff will share it with the Commission. 

 

Consideration of additional height in Medical District 

While the council adopted the Medical District, they did not support the allowance of 65 foot 
tall structures as a ‘routine’ CUP and expressed a desire to consider some constraints.  They 

expressed a concern about the impact of taller structures throughout the district, although 

admitted that they may be able to support taller structures in some circumstances that may 
include a parking garage or a location that would have minimal impact on residential view 

sheds. We will get some thoughts together and work on an amended proposal. 

49



Staff Report PL 20-62 

Homer Advisory Planning Commission 
Meeting of October 7, 2020 

Page 2 of 2 

 

P:\PACKETS\2020 PCPacket\Staff reports\City Planner Reports\City Planner Report 10.7.20.docx 

 
Landslides 

We will have a presentation by DGGS on landslide hazard analysis. It is timely, as we have 

experienced two shallow slides recently. One on the creek in Karen Hornaday Park and another 

on Horizon Court, located just off Scenic View. These are areas of indicated risks on the 
landslide hazard maps. Luckily, the Horizon Court slide has been found to be caused by a 

spring that has now been redirected.  

 
E-permitting 

The Planning Office has found itself the recipient of Cares Act funding to purchase electronic 

permitting software. We find this exciting, as it will make it much easier to administer 
permitting without close contact and it can provide much needed improvement in work flow 

and access to information. It will allow us to improve permit coordination between Public 

Works and Planning with options for remote/on site use. 

 
Staffing 

Julie has been work remotely part-time. I expect her return to the office at the end of the 

month. We continue to serve people electronically and do meet with customers by 
appointment when necessary. Our work practices are well received and we have not had 

complaints about our operation.  
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Staff Report 20-63 

 
TO:  Homer Planning Commission  

THROUGH: Rick Abboud, City Planner 

FROM:  Julie Engebretsen, Deputy City Planner 
DATE:  October 7, 2020 

SUBJECT: Conditional Use Permit (CUP) 20-15 

 

Synopsis The applicant proposes to tear down the existing Wild Honey Bistro, and rebuild 

with a larger structure and expanded deck area.  A Conditional Use Permit (CUP) 

is required per HCC 21.18.040(b)4, Building within the twenty foot building 

setback, HCC 21.18.040(d) building area in excess of 30 percent of the lot area. 
 

 

Applicant: Melody Livingston, Land/restaurant owner (Wild Honey Bistro) 
 106 W Bunnell #2 

 Homer, AK 99603  

 
 Matt Early, Beachy Construction, Contractor 

 5243 Kachemak Dr 

 Homer, AK 99603 

 
Location: 106 W Bunnell Ave. New construction …condo unit 

Legal Description: Chamberlain & Watson No 4 Lot 1-A , and T 6S R 13W SEC 19 Seward 

Meridian HM 2011002 INLET TRADING POST CONDOMINIUMS UNIT 2  

 

Parcel ID: 17516052 (parcel) 17516052C001 Unit 1, 17516052C002 Unit2 

Size of Existing Lot: 11,441 square feet 

Zoning Designation: Central Business District     

Existing Land Use: Commercial mixed use 

Surrounding Land Use:  North:   Residential condos and commercial 

 South: RV park, hotel 
 East: Mixed use residential and commercial 

 West: Restaurant, parking and residential condos 

 
Comprehensive Plan: Chapter 4 Goal 4 Objective A-2: Create an overlay zone of the “Old 

Town” section of the CBD, establishing general standards for building design and construction. 
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Aim for future buildings to continue in the style of the older buildings in the area as well as the 

several more recently constructed buildings that follow these traditions. Chapter 4 Goal 3: 
Encourage high quality buildings and site design that complements Homer’s beautiful natural 

setting, and Goal 1 Objective D-3: Support planning and zoning regulations that promote land 

use strategies that include compact, mixed-use development, high density development, and 
infill. 

 

Wetland Status: Not within wetlands 

Flood Plain Status: Zone D, flood hazards not determined. 
BCWPD: Not within the Bridge Creek Watershed Protection District 

Utilities: Public utilities service the site. 

Public Notice: Notice was sent to 39 property owners of 66 parcels as 
shown on the KPB tax assessor rolls. 

  

 
Introduction 

NOTE: The applicant had previously hoped to include a second story apartment in this project. 

However the apartment has been removed from the project at this time. Staff wanted this to 

be clear in case any part of the application still refers to residential use within the new 
construction.  

 

The applicant is proposing to tear down the existing Wild Honey Bistro (previously Maura’s Café 

and Two Sister’s Bakery). The owner would rebuild in approximately the same location. Most 

of the building would be single story, and a portion would be two story. The second story would 

contain a prep kitchen to support the restaurant. A portion of the main structure and a large 
deck area would be within the twenty foot setback area. A CUP is required per HCC 

21.18.040(b)4, Building within the twenty foot building setback, HCC 21.18.040(d) building area 

in excess of 30 percent of the lot area. 

 
 

Analysis 

 
Site and more than 30% lot coverage analysis 

106 W Bunnell Ave is the site of two buildings, and the property has been turned into a 

condominium form of ownership. Located at the northwest corner of Main Street and West 
Bunnell Ave, the three story Inlet Trading Post building post currently houses the Bunnell 

Street Arts Center, Old Town Bed and Breakfast, the Fringe consignment store, and has other 

office space in the basement. This building will remain unchanged and is not part of the 

proposed new construction. The second building to the west is the single story restaurant Wild 
Honey Bistro. (There are actually about three separate structures connected by hallways that 

make up the Bistro, but for simplicity they are being referred to as one structure). The proposed 

new construction applies only to the restaurant. When combined the two buildings have more 
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than 30% lot coverage, which requires a conditional use permit per HCC 21.18.040(d) building 

area in excess of 30 percent of the lot area. The site is already largely impervious and has little 
if any greenspace along lot lines, as the property was developed long before those 

requirements were adopted. Allowing the continuation and expansion of floor area over 30% 

meets the Comprehensive Plan goal of infill.  
 

 

Floor Area:  

Inlet Trading post Building Floor Area 
 (1st ground floor) with decks:      2825 square feet 

Wild Honey Proposed building area:      1706 square feet 

Deck and patio area:         840 square feet 
 

Total coverage:        5,371 square feet 

 
The proposed total lot coverage is approximately 47%. 

 

 

Building within the 20 ft setback area 
The applicant stated in the cover letter dated 9/17/2020, “This construction serves to 

rehabilitate a fast-deteriorating business structure, which would otherwise become 

economically unviable to maintain….” If the new construction met the twenty foot building 

setback, it would be much further from the street and not align with the older buildings on 

either side: the AJ’s restaurant to the west, and the Inlet Trading Post to the east. Allowing new 

construction within the twenty foot setback area would keep the character of the period 
architecture of this portion of Old Town, as recommended by the Comprehensive Plan. 
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There are three building components that will be within the 20 foot right of way building 

setback area: Eastern part of the restaurant, western part of the restaurant, and the porch. 
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Eastern portion of the restaurant: This part of the building currently matches the front wall of 
the Bunnell Gallery. When rebuilt, this portion will again match the existing facades; no 

significant changes are proposed here. 

 
Western portion of the restaurant: The existing porch will be removed. That area will be 

constructed as new indoor dining space, and lie about one foot into the building setback area. 

The existing boardwalk will be removed, and a new porch constructed. This will preserve 

pedestrian access from the existing covered deck along Bunnell to the restaurant. 
 

New porch: The new porch is in the same approximate location as the existing boardwalk. This 

old boardwalk will be replaced by a new porch, largely in the same location. The porch will lie 
about fifteen feet into the twenty foot setback area. 

 

 
Deck on western lot line 

The site plan shows a deck within the western side yard setback, up to the property line. The 

side yard setback is regulated by HCC 21.18.040 (b) 2, which states:  

“Nonresidential buildings shall be set back five feet from all other lot boundary lines 

except the minimum setback shall be two feet from all other boundary lines when firewalls 
are provided and access to the rear of the building is otherwise provided (e.g., alleyways) 
as defined by the State Fire Code and enforced by the State Fire Marshal.” 
 
Condition 1: Side yard setback on the western lot line shall meet the requirements of 
HCC 21.18.040(b)2. 
 

 

Parking (see attachments for parking calculations) 
Staff has calculated that sixteen parking spaces are required for the site. Only 10 onsite parking 

spaces are provided. Therefore six parking spaces must be provided prior to the approval of a 

zoning permit. This can be accomplished through an off-site parking agreement with another 
land owner. There is some on street parking along Bunnell Ave with approximately 6 spaces 

directly in front of the gallery and restaurant, and more across the street. However these 

spaces are partially in the right of way so they don’t meet the requirement for on-site spaces.  

Staff notes the spaces are outside of the road travel lanes. There is a concrete curb that defines 

the traveled right of way, and parked cars are typically clear of the actual roadway. The 

Commission could consider reducing the number of required parking spaces because there is 

public parking available in front of the building (and partially on the subject property). 
 

Commission needs to adopt either Condition 2, or Finding 1: 

 
Condition 2, provide six offsite parking stalls thought a parking agreement with a private land 

owner  
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OR 
 

Finding 1: The Commission hereby reduces the number of required spaces to 10 spaces. The 

additional six spaces required for this site can be accommodated by the public parking on the 
south portion of the property and the W Bunnell Ave right of way. 

 

Please make a motion and adopt either the condition or the finding. 

 
Landscaping 

Due to the existing site design and small lot, there is not a lot of room for landscaping. The Main 

Street right of way has a boardwalk, attractive landscaping and seating. At the rear or north 
property line, the parking lot abuts the driveway and parking area for the neighbor cottages, 

and there are overhead power lines. Staff recommends leaving any decisions about 

landscaping and drainage to the affected property owners.  
 

Any dumpster should be screened from view of the residential cottages at minimum on one 

side, by a fence or landscaping. 

 
Condition 3: Screen any dumpster on at least one side, from view of the cottages located to 

the north. 

 

The criteria for granting a Conditional Use Permit is set forth in HCC 21.71.030, Review 

criteria, and establishes the following conditions:   

 
a. The applicable code authorizes each proposed use and structure by conditional use permit 

in that zoning district; 

 

Analysis: HCC 21.18.040(b)4, Building within the twenty foot building setback, HCC 
21.18.040(d) building area in excess of 30 percent of the lot area can be allowed with 

an approved conditional use permit. 

HCC 21.18.020(a) authorizes retail business (Bunnell and the Fringe) 
HCC.21.18.020:  HCC 21.18.020(cc) authorizes a rooming house (Old Town Bed and 

Breakfast), and HCC 21.18.020(d) authorizes restaurants. 

 
Finding 2:  If approved by a Conditional Use Permit, more than 30% lot coverage and 

buildings within the twenty foot building setback area are allowed.  

 

b. The proposed use(s) and structure(s) are compatible with the purpose of the zoning district 
in which the lot is located. 
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Applicant: The use will remain as a dine-in or carry-out restaurant service. The existing 

Wild Honey structures will be demolished and replaced by a new and larger structure. 
The top floor of the new structure will serve as a prep kitchen area. 

Purpose statement: The purpose of the Central Business District is primarily to 

provide a centrally located area within the City for general retail shopping, personal 
and professional services, educational institutions, entertainment establishments, 
restaurants and other business uses listed in this chapter. The district is meant to 
accommodate a mixture of residential and nonresidential uses with conflicts being 
resolved in favor of nonresidential uses. Pedestrian-friendly designs and amenities 
are encouraged.  

Analysis: The property includes a mixture of uses, and pedestrian amenities will be 

enhanced by a new deck on the front of the restaurant and a new ADA parking space 
and access at the rear of the building. 

Finding 3: The purpose of the Central Business District includes providing for general 
retail shopping, restaurants, and encourages pedestrian-friendly design and amenities. 
The proposed development is compatible with the purpose statement of the district.  

c. The value of the adjoining property will not be negatively affected greater than that 
anticipated from other permitted or conditionally permitted uses in this district. 

Analysis: Many uses in the Central Business District have greater negative impacts than 
would be realized from a restaurant with a portion of the building and deck within the 

twenty foot building setback area, and a total lot coverage over thirty percent. Pipelines 

and railroads would have a greater impact on nearby property values. Assisted living, 
group care, religious, cultural and fraternal assembly could generate a good deal of 

traffic. The architectural and pedestrian qualities of this project will help maintain 

neighborhood character and maintain existing property values by reinvesting in the 
neighborhood and continuing a commonly visited restaurant. 

Finding 4:  Lot coverage over thirty percent and building within the twenty foot building 

setback area is not expected to negatively impact the adjoining properties greater than 

other permitted or conditional uses. 

 

d. The proposal is compatible with existing uses of surrounding land. 
 

Analysis:  Surrounding uses of land include AJ’s restaurant and bar to the west, 

residential cottages of the north, mixed use commercial/residential to the east, and an 
RV park, private residence and hotel across the street. The site has included a 

restaurant for over twenty years, and the property has contained mixed uses for 

decades. 
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Finding 5:  Redevelopment of the existing restaurant with the proposed site plan and 
lot coverage is compatible with existing mixed uses of surrounding land. 

 

 e. Public services and facilities are or will be, prior to occupancy, adequate to serve the 
proposed use and structure. 

 

 Analysis: The site is served by municipal water, sewer, police and fire services, and two 

city maintained paved roads. 

Finding 6:  Existing public water, sewer, police and fire services are adequate to serve 

the site. 

f. Considering harmony in scale, bulk, coverage and density, generation of traffic, the nature 

and intensity of the proposed use, and other relevant effects, the proposal will not cause undue 
harmful effect upon desirable neighborhood character. 

 

 Applicant: Use and traffic will remain consistent, but proposed building will better fit 
the design of adjoining buildings and be more attractive overall. 

Purpose statement: The purpose of the Central Business District is primarily to 

provide a centrally located area within the City for general retail shopping, personal 
and professional services, educational institutions, entertainment establishments, 
restaurants and other business uses listed in this chapter. The district is meant to 
accommodate a mixture of residential and nonresidential uses with conflicts being 
resolved in favor of nonresidential uses. Pedestrian-friendly designs and amenities 
are encouraged.  

Analysis:  Desirable neighborhood character could be described by a portion of the 

Purpose statement for the district. The proposed project is centrally located within the 

City of Homer and continues the general retail and restaurant uses of the property. 
Replacing the existing porch and creating ADA access at the rear of the building is a 

pedestrian design and amenity. The proposed design aligns well with existing buildings 
and sustains the character promoted in the Comprehensive Plan. 

Finding 7:  The Commission finds the proposal will not cause undue harmful effect 

upon desirable neighborhood character as described in the purpose statement of the 
district. 

g. The proposal will not be unduly detrimental to the health, safety or welfare of the 
surrounding area or the city as a whole. 
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Analysis:  Public services are adequate to serve the proposed use. Fire Marshal review 

of the project is required as part of the permitting process. 
 

Finding 8:  The proposal will not be unduly detrimental to the health, safety or welfare 

of the surrounding area and the city as a whole when all applicable standards are met 
as required by city code 

 

h. The proposal does or will comply with the applicable regulations and conditions specified 

in this title for such use. 
 

Analysis:  Gaining a CUP and subsequent zoning permit will require compliance with 

applicable regulations. Earlier conditions and findings in this report address side 
setback and parking requirements. 

 

Finding 9:  An approved CUP and zoning permit will ensure that the proposal will 
comply with applicable regulations and conditions specified in Title 21. 

 

 

i. The proposal is not contrary to the applicable land use goals and objectives of the 
Comprehensive Plan. 

 

Analysis:   Chapter 4 Goal 4 Objective A-2: Create an overlay zone of the “Old Town” 

section of the CBD, establishing general standards for building design and construction. 

Aim for future buildings to continue in the style of the older buildings in the area as well 

as the several more recently constructed buildings that follow these traditions. Goals 
of the Land Use Chapter of the Homer Comprehensive Plan include Chapter 4 Goal 3: 

Encourage high quality buildings and site design that complements Homer’s beautiful 

natural setting, and Goal 1 Objective D-3: Support planning and zoning regulations that 

promote land use strategies that include compact, mixed-use development, high 
density development, and infill. 

 

The restaurant replacement and deck expansion support mixed use development on 
the site, a density of uses and land coverage (47% lot coverage anticipated), and 

redevelopment of an existing commercial space. The building is in an architectural style 

that matches the existing construction and is generally considered to have a lot of 
Homer character. All of these considerations are in keeping with the applicable goals 

and objectives of the Comprehensive Plan. 

Finding 10:  The proposal is not contrary to the applicable land use goals and objects 

of the Comprehensive Plan. The proposal aligns Goal 1 Objective D-3, Goal 3 and Goal 4 
Objective A-2 and no evidence has been found that it is not contrary to the applicable 

land use goals and objects of the Comprehensive Plan. 
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j.   The proposal will comply with the applicable provisions of the Community Design Manual 
(CDM). 

 

Analysis: The three sections of the CDM apply: Site Plan Review, Architecture and Site 
Design. The proposed project does not significantly change the existing site plan, 

architecture or site design. The CDM review will be commiserate with the scale of the 

restaurant and deck expansions.  

 
Staff finds the project complies with the applicable provisions of the CDM in the 

following manner: 

1. Pedestrian connectivity is improved by rebuilding the deck to the adjoining building 
and the right of way. An ADA parking space and access to the building is being added 

to the rear of the structure. 

2. The new construction will match the existing architectural style, siding material and 
color for the Inlet Trading Post building. Matching this style will maintain visual 

compatibility between structures. (See Applicant cover letter 9.17.20 in the 

application) 

 
Finding 11:  Project complies with the applicable provisions of the CDM. 

 

Condition 4: Outdoor lighting must be down lit per HCC 21.59.030 and the CDM 

 

HCC 21.71.040(b). b. In approving a conditional use, the Commission may impose such 

conditions on the use as may be deemed necessary to ensure the proposal does and will 
continue to satisfy the applicable review criteria. Such conditions may include, but are not 

limited to, one or more of the   following:  

 

1. Special yards and spaces:  No specific conditions deemed necessary 
2. Fences and walls:  No specific conditions deemed necessary 

3. Surfacing of parking areas:  No specific conditions deemed necessary.   

4. Street and road dedications and improvements:  No specific conditions deemed 
necessary.   

5. Control of points of vehicular ingress and egress:  No specific conditions deemed 

necessary.   
6. Special provisions on signs:  No specific conditions deemed necessary.   

7. Landscaping: No specific conditions deemed necessary.   

8. Maintenance of the grounds, building, or structures:  No specific conditions deemed 

necessary.   
9. Control of noise, vibration, odors or other similar nuisances:  No specific conditions 

deemed necessary.   

10. Limitation of time for certain activities:  No specific conditions deemed necessary.   
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11. A time period within which the proposed use shall be developed:  No specific 

conditions deemed necessary.   
12. A limit on total duration of use:  No specific conditions deemed necessary.  

13. More stringent dimensional requirements, such as lot area or dimensions, setbacks, and 

building height limitations. Dimensional requirements may be made more lenient by 
conditional use permit only when such relaxation is authorized by other provisions of the 

zoning code. Dimensional requirements may not be altered by conditional use permit when 

and to the extent other provisions of the zoning code expressly prohibit such alterations by 

conditional use permit. 
14. Other conditions necessary to protect the interests of the community and surrounding 

area, or to protect the health, safety, or welfare of persons residing or working in the vicinity of 

the subject lot. 
 

PUBLIC WORKS COMMENTS: No comments received. 

 
FIRE DEPARTMENT COMMENTS:  No comments received. 

 

PUBLIC COMMENTS: None. 

 
 

STAFF COMMENTS/RECOMMENDATIONS:       

Planning Commission approve CUP 20-15 with findings 2-11 and conditions 1, 3 and 4. In 

addition, the Commission also adopts either Finding 1, or Condition 2 regarding parking 
requirements: 

 

Condition 2, provide six offsite parking stalls thought a parking agreement with a private 
land owner  

OR 

Finding 1: The Commission hereby reduces the number of required spaces to 10 spaces. 
The additional six spaces required for this site can be accommodated by the public parking 

on the south portion of the property and the W Bunnell Ave right-of-way . 

 

 

Attachments 

Application 

Site Photos 
Condo drawings and 2011 as-built 

Parking Calculations 

Public Notice 
Aerial Photograph 
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Wild Honey and Bunnell parking calculations 

Wild Honey: 

18 interior restaurant seats: 1 space per 3 seats = 6 parking spaces 

10 exterior seats: 1 space per 10 seats = 1 parking space 

Total: 7 spaces 

 

Old Trading Post/Bunnell Building 

~calculations based on excluding mechanical, storage and utility spaces, data from condo drawings 

Basement has 1,341 of habitable space 

Ground floor has 1,677 square feet 

1,341 + 1,677 = 3018 square feet. At 1 space per 300 square feet, this equates to 10.06 spaces 

Second Floor BnB 

2 spaces (JE assigned to studio use as a dwelling unit) plus one per two guest rooms, of which there are 

four. 

Total: 4 spaces required 

 

 

Total spaces required 
HCC 21.55.090 (c) allows for a reduction in parking as follows: ”If more than one use is present on 

a lot, the number of required off-street parking spaces shall be equal to 75 percent of the sum of the 

number of required off-street parking spaces for each use computed separately, unless 

the Commission approves a lesser number.” 

 

7 (wild honey) + 10.06 (ground and first floor) + 4 (second floor) = 21.06 spaces x .75%  parking 

reduction for multiple uses= 15.78 spaces, or 16 spaces total required for the site with current uses 
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PUBLIC HEARING NOTICE 
 
 
 

Public notice is hereby given that the City of Homer will hold a public hearing by the Homer 

Planning Commission on Wednesday, October 7th, 2020 at 6:30 p.m. via a virtual meeting, on the 

following matter: 

 

A request for Conditional Use Permit (CUP) 20-15 to allow the rebuild of the Wild Honey 

Bistro restaurant building at 106 W. Bunnell Ave., Lot 1-A Chamberlain & Watson No. 4, 

NE ¼, SE ¼, Sec. 19, T. 6 S., R. 13 W., S.M., HM 2003005. A CUP is required according to 

HCC 21.18.040(b)(4) for a reduced setback from a right-of-way & HCC 21.18.040(d) for a 

building area exceeding 30 percent of the lot area. 

 

Anyone wishing to view the meeting packet, attend the virtual meeting, or participate in the 

virtual meeting may do so by visiting the Planning Commission Regular Meeting page on the 

City’s online calendar at https://www.cityofhomer-ak.gov/calendar. This information will be 

posted by 5pm on the Friday before the meeting.  

 

Visit the link above or call the City Clerk’s Office to learn how to provide verbal testimony during 

the meeting via telephone or the Zoom online platform. Written comments can be emailed to 

planning@ci.homer.ak.us or mailed to Homer City Hall, 491 E. Pioneer Ave., Homer, AK, 99603. 

Comments may also be placed in the Homer City Hall drop box at any time. They must be 

received by 4pm on the day of the meeting. 

 

If you have questions or would like additional information about the proposal, please contact 

Travis Brown with the Planning and Zoning Office at 235-3106. If you have questions about how 

to participate in the virtual meeting, please contact Renee Krause with the City Clerk’s Office at 

235-3130. 
 
 
 

NOTICE TO BE SENT TO PROPERTY OWNERS WITHIN 300 FEET OF PROPERTY 
 
 
 

 

 
 
 

VICINITY MAP ON REVERSE 
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MEMORANDUM 
TO:  Mayor Castner and Homer City Council 

FROM:  Rob Dumouchel, City Manager  

DATE:  September 24, 2020     

SUBJECT: City Manager’s Report for September 28th Council Meeting   

 
RAVN Update 
Immediately after Council approved an emergency ordinance allowing the City Manager’s office to pursue a 
lease agreement with the “new” RAVN, we began to move that process forward. Rachel Friedlander has been 
working diligently with the future tenant to get a lease drafted and required paperwork in order. The lease is 
contingent upon the approval of the State of Alaska and the official rejection of the lease held by the “old” 
RAVN. At the time of this report, a draft lease has been sent to the State of Alaska for approval and bankruptcy 
attorney, Gary Sleeper from JDO, has also been assisting our efforts as they relate to the lease held by the 
“old” RAVN. I expect we will be able to complete this process in very short order. 
 
Flying Whale Update 
Flying Whale lease was terminated at the special meeting on September 14th. Staff is coordinating with the 
tenants to vacate their space at the airport. We anticipate that they will complete their exit by the end of 
September. Staff will begin to consider options to remarket that space shortly thereafter. 
 
CARES Act Funds Dashboard 
With help from Finance Director Walton, we have been creating some basic data visualizations of the City’s 
CARES Act funding. We’re still dialing in the format and the types of graphs involved. The goal is to have 
information available in a format that allows Councilmembers and the public to see at a glance what funds 
have been granted to the city, what appropriations have been made, and how much has actually been spent. 
We are also collaborating with Engineering/GIS Technician Aaron Yeaton to see if we can develop useful 
visualization tools using ArcGIS StoryMaps. I will provide updates as this experiment continues. If we find a 
format that really works for the Council and the public we will attempt to replicate the effort with other funds. 
 
HERG Program 
The Household Economic Relief Grant (HERG) program is important to helping Homer residents who are 
experiencing economic hardship due to lost wages and extra expenses from COVID-19. It will help pay for 
essentials goods and services to stabilize families in their homes. We anticipate this program will launch 
September 28th with an application deadline of Friday, October 16th. This opportunity will be widely 
advertised through radio PSA, press releases, Facebook, and newspaper ads. Applications can be submitted 
online with paper copies available at the City Clerk’s office.   
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Food for Kids and Teens 

The Food for Kids and Teens program at the Library will continue through the winter. Free bags of food are 
available Monday through Friday, 10am-6pm. Anyone in need is welcome to collect a bag from the plastic 
tote outside the library, near the book drop. Thank you to the Homer Food Pantry for their generous support 
of the community! 
 
Vehicles in the Right-of-Way 
With winter almost upon us, staff is ramping up efforts to discourage parking vehicles and storing personal 
property in the City’s rights of way. This will be particularly important when snow begins to fall and our plows 
hit the streets. Staff from my office, Public Works, and Homer Police Department have been discussing ways 
to increase public awareness of this issue, how we can change behaviors, and how to enforce regulations 
when all other avenues have failed. 
 
Water Level Sensor at the Harbor 
Earlier in the summer, the Alaska Division of Geological & Geophysical Surveys Coastal Hazards program 
installed a water level sensor in the Harbor. The sensor measures how high the water is every hours and sends 
the data to a website for public viewing: https://stilltek.com/stlwtr/iGage7/. Some of the benefits of this 
program include: knowing the height and timing of the tide within one hour of the time it is checked; 
identifying whether the predicted high and low tides of the day are correct or not; measuring the height of 
storm surges and other high water events; updating models of tides, surges, and other water levels to improve 
predictions. More information about the Alaska Water Level Watch program can be found here: 
https://aoos.org/alaska-water-level-watch/.  
 
Halloween 
Halloween is fast approaching and COVID-19 is still here. This is uncharted territory for everybody. In past 
years we have received special permit applications for Halloween events from the community. I don’t know 
if we will this year or not. Prior event organizers have reached out to staff to ask questions while they consider 
their options. Staff has also received general questions from the public regarding the holiday and trick or 
treating. We’re watching what innovations are being proposed in other communities and reaching out to 
local partners to see if any of them are working on COVID-safe events.  
 
Homer Recreation Manager to be President of Alaska Recreation and Parks Association 
Mike Illg, Recreation Manager, is president-elect to the Alaska Recreation and Parks Association (ARPA). 
ARPA’s mission is to provide a forum for interchange of ideas and information among parks, recreation and 
wildland professionals and supporters; promote the personal, environmental, social and economic benefits 
of parks, recreation and wildlands; coordinate, organize and promote quality educational opportunities; and 
prepare and provide educational information relating to parks, recreation and wildlands. Mike’s term as 
president begins in October. 
 
Analysis of 2nd Quarter Sales Tax 
In a previous manager’s report it was stated that staff would bring forth an analysis of the 2nd quarter sales 
tax for discussion with Council. I would like to make this the topic of an October 12th work session if the 
Council is amenable to that suggestion.  
 
Plastic Bag Ban Update 
At the previous Council meeting there was discussion revolving around the suspension of the plastic bag ban 
which was tied to the COVID disaster declaration. After the meeting I reached out to Public Health and have 
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done some research into the use of plastic bags in the context of the current pandemic. I expect that staff will 
be able to prepare materials in order to discuss this issue in October. 

 

Enclosures: 

1. Food for Kids & Teens Program Instagram Flyer 
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